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RACIAL  INTEGRATION  IN  221  (d)  (3)  HOUSING  DEVELOPMENTS 
Washington  Park  Urban  Renewal  Area,  Boston,  Mass. 
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RACIAL  INTEGRATION  IN  221  (d)  (3)  HOUSING  DEVELOPMENTS 
WASHINGTON  PARK  URBAN  RENEWAL  AREA,  BOSTON,  MASSACHUSETTS 


In  many  cases,  urban  renewal  has  been  known  to  have  a 
direct  effect  on  the  racial  composition  of  a  community.  The 
old  lines  of  segregated  neighborhood  patterns  may  crumble 
as  relocation  and  new  construction  provide  greater  and  freer 
housing  choices.  Making  it  possible  for  Negro  families  to 
move  into  white  neighborhoods  is  one  way  of  encouraging  inte- 
gration.  In  the  Washington  Park  renewal  area,  however,  con- 
struction of  221  (d)  (3)  housing  has  generated  a  new  form 
of  integration  that  strengthens  the  community  itself,  because 
white  families  have  moved  in  to,  not  out  of  Washington  Park. 
Of  the  460  families  of  Marksdale  Gardens,  Charlame  Park,  and 
Academy  Homes,  64  ~  or  13.7%  ~  are  white  or  interracial 
families.  Some  of  these  families  had  previously  lived  in 
Washington  Park,  but  forty-five  new  families  came  here  from 
outside  the  area  because  the  three  moderate  rental  develop- 
ments represented  outstanding  housing  values  in  what  has  been 
called  "a  good  neighborhood  getting  better. " 

Academy  Homes,  Charlame  Park,  and  Marksdale  Gardens  are 
instances  of  attractive,  modern,  moderately-priced  apartments 
produced  through  provision  for  221  (d)  (3)  housing.  They  are 
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a  part  of  the  plan  to  upgrade  housing  conditions  in  the  502- 
acre  renewal  area  by  constructing  1500  housing  units  for  low- 
to  middle- income  families. 

The  housing  is  integrated  with  a  number  of  new  community 
facilities.   Marksdale  and  Charlame  stand  adjacent  to  the  new 
$750,000  Roxbury  YMCA  opened  in  March,  1965;  a  shopping  center 
now  under  construction,  and  a  projected  new  elementary  school. 
Convenience  shops  are  located  within  Academy  Homes,  a  school  is 
planned  to  accommodate  its  children,  and  parks  and  playgrounds 
are  a  part  of  all  three  developments. 

Charlame,  sponsored  by  the  Charles  St.  A.M.E.  Church, 
contains  92  units  and  was  designed  by  Bedar  and  Alpers  of 
Boston.   Sponsored  by  St.  Mark  Congregational  Church,  Marksdale 
I  and  II  contain  166  apartments  designed  by  Associated  Archi- 
tects and  Engineers.   Academy  Homes,  sponsored  by  the  Local 
#254  of  the  Building  Service  Employees  International  Union 
and  designed  by  Carl  Koch  and  Associates  of  Boston,  was  cited 
by  Progressive  Architecture  for  "incorporating  the  most  ad- 
vanced design  and  development  planning  in  its  effort  to  achieve 
better  housing  at  lower  rentals." 
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Maximum  income  levels  set  for  the  three  developments  are: 
Marksdale Char  lame Academy 

2  persons  $6,100         $  6,655 

3  or  4  $  7,700  $7,200  $  7,700 
5  or  6  $  8,850  $8,300  $  8,850 
7  or  more      $10,000         $9,350         $10,000 

The  rent  schedules  for  the  three  developments  are: 
Marksdale Charlamc Academy 

1  bedroom         —  —  $  75 

2  bedrooms       $85  $83  $  90 

3  bedrooms       $95  $98  $105 

4  bedrooms       $105  $109  $120 

5  bedrooms        —  —  $147 

Marksdale,  Charlame,  and  Academy  Homes  were  the  first 
such  apartments  constructed  in  metropolitan  Boston,  and  it 
was  clear  to  moderate-income  families  that  this  was  an  ex- 
ceptional housing  value.   In  general,  promotion  efforts  for 
all  three  developments  centered  around  this  fact.   The  tenants 
themselves  confirm  that  they  were  originally  attracted  to 
these  apartments  because  Academy  Homes,  Charlame,  and  Marksdale 
represented  the  "best  housing  buy  for  their  dollar." 

The  manager  of  Charlame  reports  advertising  in  local 
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weekly  and  daily  Boston  newspapers,  as  well  as  printing  pro- 
motional brochures.  Literature  for  the  three  developments 
stated  that,  "occupancy  is  open  to  all  families  on  an  equal 
basis  regardless  of  race  or  religious  affiliation.  Housing 
need,  family  size,  financial  reliability,  and  personal  re- 
sponsibility will  be  the  important  standards  of  selection." 

The  manager  feels  that  the  majority  of  tenants  —  both 
Negro  and  white  —  were  attracted  through  these  media.  He 
did  not  promote  a  special  search  for  white  tenants.   "This 
type  of  promotion  fosters  an  artificial  type  of  integration," 
he  said,  "it  attracts  people  who  want  to  make  a  show  of  their 
ideology.   Student  families  can  be  recruited  through  colleges 
and  universities,  but  they  will  only  be  temporary  tenants. 
Instead  of  the  'special  case1,  we  were  more  interested  in  the 
average  moderate-income  family  who  decided  to  move  to  this 
neighborhood  for  what  I  consider  to  be  the  usual  reasons. 
The  apartments  are  well  designed,  built  and  priced,  and  these 
are  the  reasons  families  wanted  to  live  in  them.  With  all 
of  this  to  offer,  we  did  not  have  to  make  exceptional  efforts 
to  attract  white  families." 

A  representative  of  the  Development  Corporation  of  /America, 
which  manages  Marksdale  and  Academy  Homes,  said,  "Decent  housing 
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is  a  prime  concern  and  a  deep  problem  for  many  of  these 
families*   If  these  apartments  did  not  represent  an  excellent 
solution  to  their  needs ,    they  would  not  have  moved  here." 

All  three  sponsors  had  decided  that  integrated  housing 
was  one  of  the  goals  of  their  effort  to  provide  moderate 
rental  apartments,  and  BRA  staff  assisted  the  sponsors  in 
steps  toward  this  goal.  As  one  of  the  sponsors  said,  "Unless 
we  have  white  families  living  here,  their  children  going  to 
school  with  our  children,  we  will  never  achieve  integrated 
schools  and  so  would  defeat  our  purpose.  With  100  per  cent 
federal  financing  we  are  required  to  have  'open  housing',  and 
we  are  making  a  concentrated  effort  to  promote  integration." 

Prior  to  the  rental  period  for  each  development,  Washing- 
ton Park  staff  met  with  representatives  of  local  civil  rights, 
fair  housing,  and  church  groups  so  that  they  might  inform 
their  members  of  the  newly  available  housing.   To  a  certain 
extent,  contacts  were  also  made  with  college  and  university 
housing  departments  in  the  Boston  area.   BRA  staff  prepared 
news  releases  that  emphasized  the  pioneering  features  of  221 
(d)  (3)  housing  in  Washington  Park  and  also  mentioned  inci- 
dentally that  sponsors  and  management  had  made  integration 
one  of  the  objectives  of  the  developments. 
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The  development  managers  feel  that  this  type  of  promotion 
served  to  attract  white  families  to  Washington  Park  primarily 
on  the  strength  of  the  area's  housing  values.   The  property 
manager  of  Marksdale  and  Academy  Homes  stated  that  a  few 
tenants  were  motivated  by  a  commitment  to  civil  rights  to  move 
to  a  predominately  Negro  community.  However/  it  seems  clear 
that  it  was  the  quality  of  221  (d)  (3)  housing  that  drew  most 
white  families  to  Washington  Park. 


Total  Units 

Char lame 

92 

Marksdale  I 

84 

Marksdale  II 

86 

Academy  Homes 

202 

White  or  Interracial  Families 
16  or  16.6% 

8  or  9.5% 
11  or  12.7% 
29  or  14.3% 


It  is  difficult  to  determine  the  number  of  families  who 
had  previously  lived  in  integrated  neighborhoods.   However, 
Professor  Charles  Tilly  of  the  Harvard-MIT  Joint  Center  for 
Urban  Studies  directed  interviews  of  a  small  number  of  these 
families;  his  opinion  is  that  many  of  the  white  families  who 
moved  to  Washington  Park  had  had  previous  experience  in  inte- 
grated living. 
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Origin  of  White  and  Interracial  Families 

I.  City  of  Bostons   50  families 

78%  of  total 

Inner  City:   11  families 

17.1%  of  total 

Roxbury  and 

Washington  Park  19  families 

29.6%  of  total 

Other  City 

Areas     20  families 

31.3%  of  total 

II.  Suburban  areas   5  families 

7.8%  of  total 

III.  Rest  of  Massachusetts   2  families 

3%  of  total 

IV.  Out  of  States   7  families 

10.9%  of  total 

Fourteen  of  the  families  from  the  Roxbury  and  Washington  Park 
Area  were  among  those  relocated  by  the  Washington  Park  project 
and  received  priority  at  each  development. 

The  average  composition  of  white  and  interracial  families 

in  Marksdale,  Char lame,  and  Academy  Homes  is  3.33  — one  child 

less  than  the  average  among  relocated  families  in  Washington 

Park.   Forty-one  families  had  children  and  twenty-three  did  not, 

Percentage  of  White  Families  with  Children 

Char lame  81.2% 

Marksdale  II        63% 

Academy  Homes       58.5% 

Marksdale  I         50% 
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The  families  in  these  developments  also  tend  to  be  young  and 
growing.   Out  of  a  total  of  ninety-seven  children,  the  greatest 
number  are  of  pre-school  age. 

Grade  Level  of  Children 
Pre-school  39 

Grammar  School  33 
Junior  high  school  4 
High  school  13 

Over  3 

Figures  bear  out  the  financial  need  for  low-  to  moderate- 
rental  housing  of  the  white  and  interracial  families  who  moved 
to  Washington  Park.   The  average  income  of  these  families  is 
$5,000  a  year,  as  compared  to  an  overall  average  of  $5,300  a 
year  for  families  in  221  (d)  (3)  housing.   In  almost  every 
case,  the  income  of  these  families  is  well  below  the  maximum 
levels  set  for  each  development  by  the  Federal  government.  More 
than  50%  of  white  families  in  moderate  rental  developments  have 
incomes  under  $5,500  a  year. 
(See  chart) 

A  wide  range  of  occupations  is  covered  by  these  families. 

Occupation  of  White  and  Interracial  Families 

Technical,  Professional:   23 
Students        9 
Teachers        5 
Social  Worker:   3 
Other:  6 
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Service  Worker:  13 

Operative  Workers  8 

Clerical:  8 

Welfare,  Retired:  8 

Managerial:  5 

Craft  sraaii:  5 

Laborer :  4 

Both  property  managers  said  they  also  felt  white  tenants 
were  well  satisfied  with  their  housing  arrangements.   Tenant 
turnover  has  been  low  in  all  developments.   Four  white  families 
left  Charlame:   two  because  of  business  transfers  and  raises 
which  took  their  income  above  the  maximum  allowed;  one  because 
of  a  death  in  the  family  and  another  because  of  divorce.   No 
white  or  interracial  tenants  have  moved  from  Marksdale.   Two 
elderly  ladies  did  leave  Academy  Homes  soon  after  moving  there 
because  they  said  they  had  thought  there  would  be  more  white 
families  living  there. 

"With  no  exceptions,  white  and  interracial  families  seem 
to  be  well  accepted  in  these  predominately  Negro  communities, 
and  in  several  cases  they  have  taken  very  active  roles  in 
community  affairs,"  one  property  manager  said. 

Construction  of  840  new  housing  units  is  scheduled  to 
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begin  this  year,  bringing  the  Washington  Park  housing  program 
within  200  units  of  its  final  goal  of  1500  new  housing  units. 
Work  is  due  to  begin  this  summer  on  extensions  for  Marksdale, 
Charlame,  and  Academy  Homes.   Four  other  non-profit  develop- 
ments will  also  soon  be  underway.   How  will  this  building 
affect  the  prospects  of  future  integration?   It  seems  clear 
that  the  continuing  program  of  housing  and  overall  improve- 
ments in  the  urban  renewal  area  should  attract  additional  white 
families  to  Washington  Park.   However,  the  manager  of  Charlame 
believes  that  the  developments  by_  themselves  will  not  be  as 
strong  a  draw.   He  said,  "The  market  for  this  type  of  housing 
will  become  more  stable  as  tine  goes  by,  and  the  221  (d)  (3) 
developments  will  have  to  compete  for  tenants  on  the  open 
market.   This  means  that  neighborhood  environment  will  play  a 
more  important  part  in  this  housing  market." 

People  do  not  move  to  an  isolated  apartment;  they  move 
into  the  life  of  a  community.   The  schools,  stores,  parks, 
public  facilities  and  services  — the  climate  of  the  community  — 
will  also  be  judged.   Therefore,  in  order  to  continue  to  promote 
white  migration  to  Washington  Park,  the  entire  community,  as 
well  as  its  privately  sponsored  moderate-rental  housing,  must 
become  a  place  attractive  to  all  people.   This  is,  after  all, 
what  urban  renewal  is  about. 
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It  is  true  that  the  moderate  rental  developments  in 
Washington  Park  cannot  be  considered  integrated  according  to 
a  50/50  or  similar  percentage  formula.   However ,  it  is  highly 
significant  that  many  white  families  have  chosen  to  move  to 
the  heart  of  a  Negro  area  to  live  in  Marksdale,  Charlame,  and 
Academy  Homes.   Indeed ,  it  is  hoped  that  these  developments 
are  the  beginning  of  an  important  trend  toward  "reverse"  in- 
tegration in  Washington  Park  as  implementation  of  the  Urban 
Renewal  Plan  promotes  a  dramatic  overall  physical  upgrading 
of  this  neighborhood. 

Our  objective,  in  short,  is  to  make  the  Washington  Park 
Area  so  attractive  that  a  family,  regardless  of  its  race,  will 
consider  this  the  kind  of  neighborhood  it  wants  to  live  in. 


May  1966 
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